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PZ COMMISSION MEMBER PRESENT CITY STAFF PRESENT: PRESENT 
Chairman Lee Young X Wendy Howell, Planning Director X 
Commissioner Dana Hennis X Troy Behunin, Senior Planner X 
Commissioner Cathy Gealy   X Jace Hellman, Planner II X 
Commissioner Stephen Damron N/A Sam Weiger, Planner I X 
Commissioner John Laraway  X Doug Hanson, Planner I X 

               
6:00 pm – COMMISSION MEETING  
 
Chairman Young called the meeting to order at 6:00 pm. 
 
Call to Order and Roll Call 
 

1. CONSENT AGENDA 
Meeting Minutes for August 27, 2019. 
Findings of Fact and Conclusions of Law for 19-05-ZC (Rezone), 19-03-S (Preliminary Plat) - Athleta Subdivision 
Findings of Fact and Conclusions of Law for 19-04-ZC (Rezone) – Kuna Rural Fire District 

 
Commissioner Gealy Motions to approve the consent agenda; Commissioner Laraway Seconds, all aye and motion 
carried 3-0. 

 
2. NEW BUSINESS 

19-24-DR (Design Review) & 19-10-SN (Sign) - Capital Educators Federal Credit Union, requests approval of design 
review for a new approximately 2,805 square-foot CapEd bank with a 709 square-foot drive-thru structure, including 
landscaping, lighting and a parking lot, within Ashton Estates subdivision No. 1, Lot 1 Block 1, at 1550 North Meridian 
Road, Kuna, Idaho 83634. (APN# R0539760020). 
 
Sam Weiger: Chairman, commissioners for the record Sam Weiger, Planner I for the City of Kuna 751 W 4th ST. 
Capital Educators Federal Credit Union requests approval of design review for a new approximately 2,805 square-
foot CapEd bank with a 709 square-foot drive-thru structure, including landscaping, lighting and a parking lot, within 
Ashton Estates subdivision No. 1, Lot 1 Block 1, at 1550 North Meridian Road, Kuna, Idaho 83634. The applicant 
indicated after packet submittal that the parking spaces shared with Primary Health were part of a cross-access 
agreement from the previously approved Ashton Estates preliminary plat application. Therefore, staff would like to 
remove Condition No. 6 from the proposed conditions of approval. Staff has determined that this application 
complies with Title 5 of Kuna City Code; Idaho Code; and the Kuna Comprehensive Plan. Staff forwards a 
recommendation of approval for Case Nos. 19-24-DR & 19-10-SN to the Planning and Zoning Commission. I will now 
stand for any questions you may have. Jeff Slichter: Jeff Slichter, Slichter Urgin Architecture, 415 South 13th Street, 
Boise, ID 83702. The CapEd project is very similar to the one on Meridian Road and Overland. There are some minor 
modifications to this one. It’s pretty much the same facility, but there is a little more glass on this one. This is pretty 
straight-forward, everything is in the packet you received. C/Young: I think the building looks good, the materials 
are appropriate and will work well with the surrounding buildings that are in there. C/Gealy: I have no concerns. 
C/Hennis: I like the one that’s up on Meridian, it’s a nice-looking facility, I was just looking to see where the 
monument sign was, and it’s on the Deer Flat side.   
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Commissioner Hennis motions to approve Case No. 19-24-DR and 19-10-SN with the conditions as outlined in the 
staff report; With the exception of the recommendation from staff to remove Condition No. 6. Commissioner Laraway 
seconds, all aye and motion carried 3-0. 

 
3. PUBLIC HEARING 

19-03-S (Preliminary Plat) & 19-14-DR (Design Review) – On behalf of Falcon Crest, LLC and M3 Companies, Scott 
Wonders with JUB Engineers requests preliminary plat approval to subdivide approximately 36.72 acres into 137 
total lots with a gross density of 3.44 dwelling units per acre and a proposed net density of approximately 5.83 
dwelling units per acre. The application also includes a Design Review application for the common lots. The subject 
site is located at 11102 S. Cloverdale Road, Kuna, ID, 83634 in Section 22, T 2 N, R 1 E (APN #’s S1422212410, 
S142212000 S1422233700). 
 
C/Young: Staff requested that this get removed to a time certain. I don’t know how far we should postpone this. 
Troy Behunin: Good evening Commissioners, Troy Behunin, Planner III, 751 W 4th Street, Kuna Planning and Zoning 
Department. At the applicant’s request for Robinhood Subdivision. We have late development, and we don’t know 
when the date certain will be. We are going to fully notify this subdivision and any changes at a future date. You do 
not need to choose a date.  

 
Commissioner Gealy motions to remove Case Nos. 19-03-S and 19-14-DR from the agenda; Commissioner Hennis 
seconds, all aye and motion carried 3-0. 

 
19-08-AN (Annexation), 19-04-S (Preliminary Plat), 19-19-DR (Design Review) – ACME, LLC requests to annex 
approximately 8.68 acres located west of Ten Mile Road and south of Hubbard Road with an R-8 (Medium Density 
Residential) zone; and to subdivide approximately 8.68 acres into 39 total lots, (33 buildable single-family lots, and 
six common lots). A Design Review application proceeded this application. The subject site is located at 3001 West 
Ardell Road, Kuna, ID 83634, within Section 15, Township 2 North, Range 1 West; (APN# S1315325550).   
 
Troy Behunin: Good evening again, Commissioners, Troy Behunin, Planner III. Tonight, this is a continued meeting, 
because the Commission had a few questions of the applicant and the connection to Ardell Road. We sent the 
applicant back to ACHD to find some things out. Basically, they felt that it addressed everything that was needed. 
However, the one thing that was a disadvantage was that we didn’t get staff report until the day of the hearing. 
Hopefully, you’ve had a chance now to read the ACHD staff report. I know that you weren’t here, Commissioner 
Hennis. I’m not sure if you reviewed all of the minutes from the past meeting. Staff would like to clarify some 
questions. Hopefully, we can answer some of the concerns that you have. If you look up on the screen, the purple 
represents the Arroyo Vista project. That is the project that is touching the north line of Indian Creek at Crimson 
Point Subdivision. The purple polygon is the Arroyo Vista, and when that moves forward, it will actually have 
connection to Ardell Road where Ardell currently ends. There are no plans by ACHD or the City to extend Ardell from 
where it is right now. Slide No. 2 shows how it will be connected. I can pass this exhibit to you folks. The connection 
for Arroyo Vista will actually take place offsite from Arroyo Vista. The south line of Arroyo Vista is actually the north 
line of Indian Creek. They touch in the center line of Ardell Road. Because there was a decision made that Ardell 
would not be extended any further than what it is right now, the applicant for Arroyo Vista, which is DB Development 
or Arroyo Vista Farm, LLC, They actually worked with ACHD to guarantee that there would be connection to Ardell 
and in the very south corner of Arroyo Vista, you can see that there is a connection. They’ve already worked that 
out with the adjacent property owner. The lots on both of these subdivisions actually will touch what would have 
been the center line to Ardell Road. It was deemed not necessary to have Ardell continuing further, because it’s not 
a good idea to have a mid-mile collector road go directly into the subdivision where there would be houses. If that 
were to happen, it would just cause a lot of potential safety hazards that keep these folks straight that shouldn’t be. 
If you look at the exhibits that I passed out to you, it does show that this subdivision will actually have two viable 
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traffic patterns to get to Ardell. Studies show that multiple accesses to the same place actually improve safety and 
reduce the vehicle miles and also provide a better scenario for pedestrians. It’s better situation all around, as 
explained in the ACHD staff report. Staff supports this, and I’ve also had a discussion with the developer for Arroyo 
Vista. The timeline was unknown at the previous hearing late in August. I have talked with the owner of the 
development company, and he has confirmed that Arroyo Vista will begin actual construction as early as January of 
this next year. They’re actually going to be ahead of this project, because this project still has yet to go to City Council. 
Then they have a construction document plan, then they have to do construction. They’ve got several months of 
paperwork before they even begin construction. When Arroyo Vista begins construction, it will begin at Ardell Road 
and stretch to Hubbard Road. That connection to Indian Creek and the connection to Ardell will take place in its first 
phase. I know that there was a lot of concern from the commission and also the public about vehicle trips passing 
by houses on Navy Street. However, that will be a very short-lived scenario. C/Laraway: I guess my confusion, and I 
know this isn’t your thing, but this is my concern. In your statement, they want to continue it for safety reasons. By 
safety reasons, a car can go down to the end, go off and into the creek. Or, a car goes into a fence and a house. Troy 
Behunin: There will have to be some treatments, of course. C/Laraway: This is a question that I was going to ask the 
applicant. Is there anything planned at the end of Ardell to stop a vehicle? Troy Behunin: I do not have that answer, 
but ACHD will certainly have their requirements that they will have to fulfill. This intersection, the way that the road 
is now, Rubine Lane, that will essentially become a “T” intersection. It will be equal to many other “T” intersections 
in this subdivision and in the City. I believe that they’ll probably handle it similarly. C/Hennis: I am trying to clarify 
since I missed the last meeting. Does Ardell currently go into the parcel separation? Troy Behunin: Not quite, 
actually. C/Hennis: Currently, with the last plot that we had at the upper division of Arroyo Vista. They’re making 
that Ardell street jog up into their subdivision, correct? Troy Behunin: Correct, because there’s no way to provide 
the proper access for either of the subdivisions with Rubine the way that is, because the separation distance, 
between the intersections and interchanges is 660 feet. There’s no way that they could provide the proper access. 
They couldn’t provide access for this project within 660 feet, because 660 feet from that intersection is a long way. 
C/Hennis: I understand what they’re trying to accomplish, it’s just a strange way to do it. Troy Behunin: There will 
not be an ACHD letter or presentation about that. If you have any questions about the maps I passed out, let me 
know. C/Gealy: The zoning on this property to the north at this point is R-4, correct? Troy Behunin: Yes, that is true. 
That has been the case since 2008. C/Young: Hopefully, some of what was shown here will be happening to the 
north there. C/Gealy: We were concerned with connectivity, because we couldn’t quite visualize what was 
happening to the north. I will admit as well, I became confused and didn’t realize until later that the east-west road 
within the proposed subdivision is named Ardell. I didn’t realize we were talking about Ardell, we were talking about 
two different roads. I apologize for my contribution to the confusion. C/Young: I understand the connectivity to the 
north and what’s there. C/Laraway: I’m concerned an R-8 with an R-4 going to the north, south and east. C/Young: 
Typically, you want to put a denser subdivision closer to the arterial roads and then work larger lots towards the 
back in the end, and it just puts an R-8 in the middle of R-4 zones. You’d essentially have eight lots on the cul-de-sac. 
I know that they meet the requirements of both R-4 and R-6 for lot widths the way they’re shown here. You will have 
all the people to the south who have been trying to flood everything over onto Navy, they will try to come up through 
this subdivision. If you have additional cars parked on the street that typically wouldn’t be there, they’re just putting 
so much down here. I think it just creates a potential safety hazard. In the Comprehensive Plan, there’s parts of some 
of the City goals. The City does have influence on the built environment, and that includes buildings, roadways, 
neighborhoods, and the design of those ties into the safety. That end of the subdivision to me does not seem safe. 
Troy Behunin: Staff wants to remind you that the proposal does fit within the Future Land Use Map. R-8, although 
it is at the top of medium density, fits. C/Young: It does not, in the map, in terms of medium density, my concern is 
cramming everything into one. It’s what they have in the one that is a safety issue. R-8 with R-4 everywhere is a 
concern. Safety is my biggest issue on that side of subdivision. I think the way that side of the subdivision is designed, 
it causes a safety concern. You can apply that several of the other items listed in the code analysis, and for me it just 
comes down to safety. I’d like to see additional parking inside the cul-de-sac, but I don’t see how you can possibly 
do that with this layout. My biggest concern is the surrounding subdivision. I know it meets our medium density 

file://kuna-chsrv/planning%20and%20zoning/PLANNING%20AND%20ZONING/SHARED/Agendas,%20Minutes,%20Packets%20&%20Recordings/MINUTES/2014%20P&Z%20Minutes


CITY OF KUNA 
PLANNING & ZONING COMMISSION 

 
MEETING MINUTES  

Tuesday, September 10, 2019   
 

2019 Minutes 
P&Z Commission Meeting Minutes September 10, 2019 Page 4 of 10 

requirements, but I think I also have to be a little philosophical about this. This doesn’t fit or flow with the 
subdivisions around there, it doesn’t seem like the right way to go. There should be some point to where R-8 
shouldn’t be thrown next to R-4. C/Hennis: I kind of echo the concern about property and potential citizens living 
here, with the way it’s oriented on both the cul-de-sac and with eight lots and flag poles. Then the other flagpole 
out off of the semi-cul-de-sac will add a lot of parking and static traffic for people trying to access both through there 
and around there. It’s got traffic concern issues, not so much the amount of traffic, it’s just the flow. It’s not safe. If 
you try to put kids in any of this stuff, there’s going to be cars on the street, kids running out, many issues. C/Young: 
Throw in some campers in the summer, too. C/Hennis: Yes, because that’s what we see in the subdivision there. 
C/Gealy: We did have a neighbor that was concerned, because of where her backyard is, that there would be people 
traveling through that cul-de-sac through that flagpole or shared driveway into her backyard. It looks like were 
introducing the same potential. C/Young: There’s fencing that uses our driveways, they’re not public streets. 
C/Hennis: The project itself is also a design review. I don’t see how they will situate all of those lots. Part of this is 
design review. C/Young: In terms of design review, I think it’s great to have all that open space that they’re providing 
on both sides of the creek. C/Gealy: There’s no pedestrian footbridge. C/Young: Not there, but it’s great that they 
could have access to a pathway. Troy Behunin: Staff just wanted to point out the discussion we had last time, that 
there will be that pathway along the east side where all the homes are. There’s a bridge that’s currently in place not 
too far from this. The goal for the City is to improve our lot and then at some point. The west side of Indian Creek 
will be accessible to everyone. The open space that’s being proposed will be available to everyone who wants to use 
it. It will become a City park. I will be an addition to an existing City property that will be developed into a park 
relatively soon. Staff does view their contribution for the open space to be a valid contribution. C/Young: My bigger 
concerns aren’t with the design review. Either we recommend denial or they rework one end of the subdivision or 
another. How that changes, changes the way landscaping and open space is. All that open space is a part of the City. 
C/Gealy: At our last hearing, reviewing the minutes, I’m pretty sure I expressed the concerns that I had. I’m pretty 
sure I expressed three concerns. One is that the density of this small subdivision is different than surrounding 
subdivisions. There are many times that there are compelling reasons to increase the density. Perhaps on a collector, 
perhaps near a City center, perhaps on a busy corner or intersection. I don’t see why there are compelling reasons 
to increase the density of this particular subdivision. We have approved many higher-density subdivisions. I feel like 
this one has no compelling reason to have here. I am concerned about the connectivity and I appreciate staff and 
the applicant’s work to explain the connectivity issues. Now, I think it’s resolved. I’m also concerned that this 
disregards the Master Pathways Plan. We talked about that at the last hearing. The applicant has expressed an 
unwillingness to mitigate some of the concerns with respect to connectivity to pathways and bicycle trips. I can see 
that there is a small pathway from this subdivision to Indian Creek. There’s a small pathway to the north and the 
northern one. I’m just not sure those pathways are sufficient enough to achieve the goals of the Master Pathways 
Plan and Comprehensive Plan. I understand those suggestions, but I think if we disregard the suggestions from the 
Comprehensive Plan, we wasted our time developing a Comprehensive Plan. The fourth item was that the school 
district did ask for the applicant to work with them to provide a school bus stop. I don’t know if the applicant was 
willing to do that. Troy Behunin: Staff did have discussions with the school district, Jim Obert specifically about this. 
They will not have a touch to the mid-mile collector in terms of connectivity for a bus. Then we enter an arena, where 
we’re asking an applicant to build something on property that they don’t own. They want these shelters, because 
do to some weather-related issues they’ve had recently, the school district bus system is no longer going into 
subdivisions. They get cleared and plowed when necessary. The difficulty with this subdivision is that there’s not an 
easy solution. There’s no turnaround for a bus on Rubine. The school district did convey to me verbally that they 
would consider something at the next intersection to the west. However, we’re still talking about a different property 
owner. While there are a lot of things we’re willing to do to help children, we also have to be respective of property 
owners. You do have an opportunity to request or recommend or require that the applicant work with the property 
owner to put in a shelter for all children at a school-approved location. It will be very hard to meet essential nexus 
by requiring that they do that on somebody else’s property. C/Hennis: Regarding the cul-de-sac on the east side, 
what’s this line coming in here? C/Young: That’s a public access. A 20-foot temporary emergency access. C/Gealy: 
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Can I ask staff for a point of clarification? In the agenda, it says a design review application preceded this application. 
Is there a design review application that preceded this application? Troy Behunin: Staff would like to apologize. This 
actually belonged with the Athleta Subdivision that went last meeting. The design review application is with this 
application. Wendy Howell: If you recommend denial, then the reasons for denial need to be stated as well as any 
actions they can take to get approval. C/Young: I’m looking at Goal 2 of the Comprehensive Plan as far as the built 
environment. Wendy Howell: When you site the Comprehensive Plan, make sure you state which chapter it’s in 
please. C/Young: Goal 2, Healthy and Safe Community paragraph 2 states the City of Kuna has influence has Kuna’s 
built environment, which includes buildings, roadways, parks, neighborhoods and activity centers. The design of this 
environment will have a direct effect on health, wellness and safety of the City’s residents. C/Young: The question 
or comment regarding whether or not the project appears to avoid detriment to the present and potential 
surrounding uses, health, safety and welfare of the community. This takes into account the physical features of the 
site, which to me is the layout of the site. Troy Behunin: Staff would like to know if the commission would entertain 
the possibility of a discussion with an applicant to discuss some of the options. C/Young: I’m open to the discussion. 
This might alleviate concerns about parking within the subdivision. Is that something the applicant is willing to 
discuss at this point. Josh Beach: Josh Beach, Konger Group. It sounds like there are several items we need to discuss 
as well. We can start there. Let’s start with parking. The 50-foot road section, this is the same road section they do 
all over the county. You can actually drive two cars on either side of the road. ACHD designs that and actually, Kuna’s 
road section is actually higher than the rest of the county. There is enough space to park vehicles on the roads. We 
also meet the requirements of what Kuna requires on the driveway, as well as the garage. I’m aware that folks put 
other things in their garage, but there are still two parking spaces at least on every parcel that are shown on our 
subdivision plat. I don’t know where we would put additional parking. C/Young: I know there are other areas, cul-
de-sacs that have been changed to create additional parking stalls in the center of the cul-de-sac. These are things 
that would ultimately affect parcels the way that it’s laid out now. Josh Beach: Absolutely, reducing the number of 
blocks would lead to less cars, but I don’t know if that would lead to more parking. The road layout would stay the 
same. You’re not allowed to have parking stalls in the center of a cul-de-sac. C/Young: I don’t have a specific layout 
in mind, but an ability to add additional parking spaces for the lots that are on the extended driveways. That is my 
first concern. C/Hennis: I think what we’re concerned about is, typically you go into a subdivision, and it has a cul-
de-sac and everyone kind of parks cars along the cul-de-sac. It gets to be congested anyways with the normal four 
lots on there. Now, we’ve got eight lots on the cul-de-sac. It’s just not going to lend to an easier parking situation. 
We’re looking to alleviate that, because right now, all we’ve got is a parcel and a lot map. We don’t know where 
you’re going to position the structures on that lot to see if there’s adequate parking in a driveway. A lot of 
subdivisions are pulling these given a short driveway or more backyard, which would just increase our issue here. If 
they’re going to be pushed into the back, and you’ve got larger driveway, that’s a different aspect. We have no 
knowledge of that right now. Josh Beach: Your setback standards are pretty set with City Code, you can’t really push 
the structure up. We’ll meet whatever code requires as far as driveways go. We’re not trying to get away from any 
of the parking that we have to do. We will say though, that those common driveways that you see, there’s no parking 
allowed on those. They’re actual driveways on the parcels. It’s a driveway, but it’s not something you can park in the 
lot. C/Hennis: Right, well that doesn’t help. Anyone that would now access that lot would now be on the cul-de-sac 
instead of on the flag lot. C/Laraway: You said each resident will have enough for two vehicles? Josh Beach: Two in 
the driveway, and two in the garage. There are four parking spaces for each home. Josh Beach: I park my car in a 
garage every night. C/Laraway: There’s a lot of people that don’t. Josh Beach: I understand there are people that 
put other things in their garage. We’re trying to accommodate. C/Laraway: If it’s predictable, it’s preventable. We 
know you’re going to have on street parking. RVs are going to be parked there. Josh Beach: We’ll have CCRs that 
won’t allow RVs to be parked there. C/Laraway: For how long? Josh Beach: We can’t be more or less restrictive than 
City Code. Whatever the minimum code is, it could be a day, 24 hours. You can’t park your RVs on the street. They 
need to be hidden. On these size lots, you’re not going to get people who will want to put an RV on their property, 
because there’s less space for that. That’s not the idea behind this subdivision. There are lots that you can do that 
with. C/Laraway: They’re going to have to put their RV someplace else, which is fine. That’s their business. But when 
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they want to bring it to their house and load it up, they’re usually there two to three days. We will follow the CCRs. 
Wendy Howell: City Code allows for RVs or trailers on a roadway for 72 hours. Josh Beach: HOAs tend to be stricter 
about those things. I’m looking for more direction as to the density a little bit. I know you’re concerned about the 
dense nature of the subdivision. C/Gealy: It is small, it is tucked back in the corner. You can see though, that along 
the southern border, everyone will have at least two neighbors to the north. I don’t see any that have three. Every 
single lot has two neighbors to the north. I don’t see a compelling reason for that. Josh Beach: There’s potential that 
we could work on that. We could lose maybe one or two plots to make it a little bit wider so that we transition a 
little bit better for that south boundary. It sounds like there’s other concerns as well beyond that. C/Gealy: Better 
transitions would certainly be welcome. I also think that you’ve heard the concerns of the commission regarding 
flagpole lots, shared driveways. I think you could be create or find a different way to gain access to those corner 
pieces. Josh Beach: That’s the pretty standard width. C/Gealy: It’s standard, but I think there’s other solutions. I’d 
like to see a wider pathway to the creek, because I think we’re not providing pathway from Ardell to the creek. I’d 
like to see a wider pathway to the greenbelt, so that bicycles and pedestrians could easily pass through Ardell, up 
through Thistle and out to the greenbelt. My concern is that’s also the way the City will need to be accessing the 
greenbelt. Josh Beach: There’s going to be a pedestrian easement through there, did you have a specific width you 
were looking for greater than the City Code? C/Gealy: I am very interested in transitional lots, because of the scale 
of the one that was handed to us today, and what we have. I don’t know what the transitions are between this 
subdivision and the one to the north. I can’t count those, so I’d be very interested in that. Josh Beach: Any others? 
C/Gealy: Do you want to know what I would suggest for that cul-de-sac? Make those four lots triangles. Josh Beach: 
The problem is that the house would need to have a certain frontage requirement. If you get all that extra square 
footage from that shared driveway, those lots could be a little bit deeper. C/Young: Are you suggesting they lose 
one of the lots? C/Gealy: Instead of four lots, have three and adjust yours. Josh Beach: I’m not saying we couldn’t 
do that. There is a fair amount of thought and trial and error that go into these. We looked at code, we met with 
staff and we probably should have gone with R-6. That doesn’t change much other than the minimum lot size. 
C/Gealy: I think you said it has something to do with the design standards. For R-6 and R-8, you could’ve gone either 
way and still have the same configuration. Josh Beach: We’re at 3.8 gross density, which falls right within the range 
of medium. Granted, you don’t have to like the subdivision like this, and you don’t have to recommend approval 
either, but there are certain things we did look at and we could look at in changing this or future projects. Some of 
this is trial and error in understanding what the City of Kuna does and does not like. We do our due diligence up 
front to meet with staff to go back and forth to understand what they would and would not recommend approval 
of and we go from there. We also meet with the highway district to make sure that what we’re proposing meets 
what their standards are. There was a lot of discussion about safety. You folks have been out here for a while, so you 
understand design and things like that. We rely heavily on the highway district to let us know what is and is not ok. 
They also tell us how many vehicle trips will pass through the subdivision based on the surrounding neighborhoods, 
the future connection out to Ardell. They didn’t have a concern. I’m just trying to understand so what we can, either 
with this or a future project, what we can propose to meet the standards of staff as well as what Planning and Zoning 
Commission and City Council will approve. C/Hennis: The one thing that ACHD doesn’t look at too much, because 
they look at traffic flow, traffic trips, the number of cars going through an area, but they don’t look at parked cars. 
They don’t look at the usage of these cul-de-sacs. They don’t look at the amount of cars that would be overflowed 
from the parcels onto the lot for general usage like you see in normal cul-de-sacs. To go from four to eight on this 
cul-de-sac, so they automatically got twice as many people involved, kids, cars, so we’re concerned about 
congestion. Josh Beach: Do you have a certain number of parking spaces that you would like to see in a subdivision 
with this many lots. I can come back with a drawing that shows you where the driveway is going to be. There’s more 
to it than just that, so I don’t want to get to a point where I’m putting all this effort in. C/Young: Based on the number 
of cars per household, saying hey I’m putting two here and two here. Josh Beach: It was just a concern, so I’m 
wondering what to do. C/Young: It really worked out well to meet code. To meet the Comprehensive Plan and safety, 
that is another thing. I think you’ve done an excellent job of maximizing the number of lots. Josh Beach: That’s not 
the goal, to cram everything on there and get a denial. C/Young: You’ve done a great job of maximizing the homes 
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on the lots. To me it comes down to safety in this existing layout, and you have eight lots going up there into the 
subdivision. 85 percent of them that go through the cul-de-sacs and drive down the street in summer time, all those 
additional RVs that are out there will be an issue. Four 20-ft RVs out there, driveway to driveway, trying to put those 
on the street. You have additional traffic going out north. The safety issue is all of that crammed into one spot. Troy 
Behunin: With all due respect, the ACHD report does handle and address all of the safety concerns. ACHD does look 
at vehicle trips per day, they have their own standards. In terms of parking on the street, the number of people that 
put items in their garage. Those have already been addressed. There are two parking stalls on the property in 
addition to the double car garage. They’ve already reviewed this, they’ve already run their traffic models. They do 
take into account the cars that are parking on the street. For an item of clarification, while the gross density is 3.8 
units per acre. The net density, that’s roads and buffers taken out is only 5.61 acres. Josh Beach: I can sit down if 
needed, I just wanted to make sure what the concerns where. C/Hennis: The only way you could mitigate our 
concerns is maybe adding two or four parking spots, where those parcels meet off the shared driveway. Maybe 
something in the middle could bring those extra spots off the cul-de-sac. Josh Beach: I’m not sure what you mean. 
Do you mean in line with where the driveway would be for each of the parcels to make it extra wide, so we can put 
another car in there? C/Hennis: Either way. Even at the very end, or right where the two last lots on the north side, 
where those two lots meet at the property line. Maybe just put one parking spot on each side there so you have two 
that just take that amount of the property line above or below. Now, you have four spots that are now taken off of 
the cul-de-sac that would’ve been added by those four extra lots. Somehow figure something like that to where 
there’s a couple of spots that visitors can park there. Right now, for the guys to come in on those end lots, they have 
no place to park but inside that cul-de-sac. Unless they know the people well enough, they say oh yeah, come to the 
driveway. The last two lots to the very east. The visitor coming into that, which may not be family that’s used to 
coming there. Where are they going to park? Maybe some off-street spots between the lots, where the visitor can 
pull in. C/Young: I think that adding parking to end of those driveways may be helpful to that. C/Gealy: We would 
make recommendations and modifications that are more appealing to us, and then with the recommendation to 
City Council with these modifications City Council would review these. The applicant can decide to make them or 
not. C/Young: If we have a recommendation of denial, we have to cite in code why we are doing so for City Council. 
C/Gealy: The applicant could modify these things before City Council, but not necessarily come back before us. 
Wendy Howell: As long as it’s not a significant change. If they significantly change it, then they have to come back 
here. C/Hennis: We can also do the same with a recommendation of approval based on adding more of a transitional 
lot layout. They’re looking to suggest finding a solution to parking, to add a couple off-street parking for the lots. We 
can do the same thing, but approve with modifications as conditions. C/Hennis: Those are the first two pieces, the 
annexation and preliminary plat, are recommendations. The design review, we need to look at that piece. We really 
haven’t addressed that besides common area. We need to look at housing too. Wendy Howell: You could table it, 
and the applicant decide whether or not he can address your concerns. C/Hennis: If ultimately, we’re up against 
ACHD’s report that says our concerns are not their concerns. How we want to send that up is up to us. Ultimately, 
City Council approves this. We can either recommend denial and they cut it. Or we recommend approval with the 
conditions we think need to be done. C/Hennis: With respect to the code and what we feel is going on here, it’s 
maximized within the letter of the code. Trying to site what we want to see out of the Comprehensive Plan, using 
the map and everything else is a suggestion. We’ve got to be careful about what we want to see the City become. 
We can find a common spot here, if he pulls a couple of lots out of that bottom side to reach that transition. Add 
something on the end of the cul-de-sac to mitigate some of the on-street parking. That pretty much addresses our 
concerns. The houses look nice. In hearing all of things presented by both the applicant and staff, if we make these 
suggestions to what we want to do, it should be fine. C/Gealy: I appreciate the open space that’s on both sides of 
Indian Creek. C/Hennis: This isn’t an R-8, it’s an “R-3.6”. C/Gealy: It’s because of all the open space, that the density 
is so low. It’s not because of the lot sizes. On page 119 is Indian Creek at Crimson Point Subdivision Pathways Master 
Plan. There’s a pathway along the creek, there’s a pathway through the entire subdivision, and a bicycle path across 
the top of the subdivision. This is in the Comprehensive Plan, the Pathways Master Plan. I’d like consideration for 
that as well. Not because I want to pick on this subdivision, but because that’s the way the Master Plan is. Instead 
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of saying that it can be moved somewhere else, but you didn’t put it somewhere else. C/Young: For what’s going 
into the north, where’s that? C/Gealy: I’d like to see a little more space in there. A lighter pathway for pedestrians, 
bicycles and other parcels on this master plan. What I would like to include in considerations are the transitional 
lots, some recognition of the Comprehensive Plan Pathways Master Plan. Is there space for bicycles and pedestrians? 
The bicycle path and pedestrian path is what I’m getting right now. C/Hennis: Mr. Applicant, what is the pathway 
width on that left side? Josh Beach: Josh Beach, Konger Group. I think it’s about 15 feet. I think the spacing of that 
common lot, the asphalt portion is five feet. That’s what code asked us for. Granted, I think we discussed in the last 
hearing that we spoke with staff about the master plan, but it did not come up in the pre-application meeting. It did 
not provide a pathway from Ardell to Indian Creek. We have a sidewalk going through the subdivision to provide 
access. We’ve got probably between that and a little wider. That’s a recommendation. I asked Commissioner Hennis 
at the last meeting if they would consider extending that bicycle pathway all the around the subdivision. C/Hennis: 
Although I would agree with you about the pathway, I see how it could be a challenge. Josh Beach: Typically, with a 
pathway, you’re required to put some specific landscaping that’s on there. C/Hennis: You could almost put 
something on the eastern lot. It’s a little lighter, it’s about 10 feet over. You could almost bring it over from Ardell, 
where it is currently down the face on the back side of the neighbor’s parking. C/Gealy: There is going to be a 
temporary access through there, right here. C/Hennis: You could even bring it down, see this eastern parcel. You 
could come down here and bring it in through there, so how much wider this lot is compared to the other ones in 
your drive. If they’re willing to increase the pathway, that’s something. C/Hennis: Did you ever get a dimension on 
that? Josh Beach: There is five foot of asphalt. C/Hennis: If they could bump that a little bit and go the paved way. 
That way, people with bicycles and strollers can pass by. Josh Beach: Lot 7 is 58 feet, if we can lose a couple of feet 
on that. C/Hennis: Sometimes we get some vague direction up here, because we don’t have a solution. Here, we’re 
trying to get a designated solution to at least give you direction. C/Hennis: Do you have any concerns with the DR 
portion of this, otherwise? C/Young: It’s so small, it’s hard to landscape. All of the landscaping is on the west side of 
the lot. You have Exhibit C with home designs and landscaping. C/Hennis: I just want to make sure, because we have 
a motion. The pathway would be part of that. 

 
Commissioner Hennis motions to recommend approval of Case Nos. 19-08-AN and 19-04-S with the conditions as 
outlined in the staff report; With the additional condition that the applicant works with City to present an alternative 
to some off street parking at the cul-de-sacs to provide additional on-street parking; An additional condition for a 
wider pathway on the western side between lots two and four, common lot no. 3, preferably with an eight-foot paved 
pathway to provide for two directions of movement. An additional condition, as suggested by the applicant, on the 
southern side, lots 2-14 in block 2, to look to remove a lot or two to provide a better transitional area between that 
and the Crimson Point Subdivision to the south; And an additional condition to go to an R-6, medium density 
residential zone, as offered by the applicant. Commissioner Laraway seconds, all aye and motion carried 3-0. 
Commissioner Hennis motions to approve Case No. 19-19-DR with the conditions as stated in the staff report; With 
an additional condition for block 1, common lot 3, to provide a wider pathway, preferably an eight-foot paved area 
for access. Commissioner Gealy seconds, all aye and motion carried 3-0. 

 
19-09-AN (Annexation) - The City of Kuna requests to annex two contiguous parcels owned by the Bureau of Land 
Management into Kuna City Limits with Public (P) zoning districts. The subject sites are located near the southwest 
corner of West Kuna Mora Road and South Cole Road. (APNs S2101212400 & S2102110000). 
 
Sam Weiger: Chairman, Commissioners, for the record, Sam Weiger, Kuna Planning and Zoning Staff 751 W. 4th St. 
The application before you this evening is for an annexation approval near the southwest corner of West Kuna 
Mora Road and South Cole Road. The City of Kuna requests to annex two sites, approximately 600 acres, into Kuna 
City limits with a Public zoning district. Staff has determined the annexation complies with the goals and policies 
for Kuna City, Title 5 of the Kuna City Code; Idaho Code; the Comprehensive Plan and the Future Land Use Map; 
and forwards a recommendation for a recommendation of approval for Case No. 19-09-AN (Annexation) subject to 
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the conditions of approval. I will now stand for any questions. C/Laraway: If this is all BLM land and this is going to 
be annexed, what about discharging weapons. Farmers, ranchers, hunting, will these be cut off. Commissioner 
Laraway, I did include an item in the staff report that did address your question. It is in the staff analysis. Page 3 of 
the staff report. According to Kuna City Code, 10-5-2, it shall be unlawful to discharge a firearm within City limits. 
Staff has determined that cattle ranchers discharging firearms to defend their property are exempt from this 
section of code. C/Laraway: But that’s the property owner. That’s a lot of acreage to just shut off. Sam Weiger: 
Based on what I read, it needs to be for some kind of defense. Wendy Howell: Everything will stay status quo for 
the BLM land. The only thing this is doing is providing a pathway to where the industrial park is anticipated to go. 
C/Gealy: Commissioner Laraway has a good point, it is unlawful to discharge firearms within City limits. Wendy 
Howell: If it’s annexed, it will be in City limits. I’m looking at the code now. Sam Weiger: Both of these parcels will 
be in the City limits with a public zone district. C/Gealy: I do remember the ranchers defending their property 
against coyotes. This isn’t a rancher’s house, this is BLM ground for people. They target shoot or hunt. C/Hennis: 
That would be in direct conflict with what the City Code is. Wendy Howell: Code says, “It shall be unlawful to 
discharge a firearm within City limits from a dwelling or vehicle or within any platted or developed subdivision, or 
in any manner likely to cause damage to the property of another.” Thus, this will not be developed land. It will be 
BLM land. Nor will it be a subdivision. C/Gealy: It sounds like we’ll be ok. C/Young: That opens up the public 
testimony at 7:37. I don’t see anybody signed up to testify, is there anybody here that would like to testify on this 
application that has not signed in. Seeing none, I will close the public testimony at 7:38. That brings up our 
discussion. C/Gealy: I have no concerns.  C/Young: It will continue to operate as BLM land.     

 
Commissioner Hennis motions to recommend approval of Case No. 19-09-AN with the conditions as outlined in the 
staff report; Commissioner Gealy seconds, all aye and motion carried 3-0. 

 
19-02-ZC (Rezone) – Sergey Stadnitsky (owner), is requesting to rezone approximately 5.00 acres from an “A” 
(Agriculture) to “C-2” (Area Commercial) zoning district classification.  The subject site is located at 252 N Meridian 
Road, Kuna, ID 83634 (APN: S141933450).  
 
Doug Hanson: Good Evening, Mr. Chairman, members of the commission, for the record, Doug Hanson, Kuna 
Planning and Zoning staff 751 W 4th St, Kuna, ID 83634. The application before the evening is for the rezone for a 
property located 252 N Meridian Rd from its current classification of Agriculture to Area Commercial. The 
applicants proposed zoning is compliant with the Comprehensive Plan and the Future land use map, and staff has 
determined this rezone is compliant with Kuna City Code. With that, I will stand for any questions you may have, 
thank you! Yuri Mukah: Chairman, Members of the Commission, I am Yuri, representing the applicant Sergey 
Stadnitsky, who couldn’t make it for health reasons. We’d like to request the rezoning for approximately five acres 
to commercial, C-2. We worked with the Economic Development for this area. We are just trying to stay ahead of 
the curve. Development is moving really quick. C/Young: We’ll open the public testimony at 7:40. I will close the 
public testimony at 7:41. This brings up our discussion. All I saw was ITD’s request that they finalize the paperwork 
for the entryway. I just wanted to see if that was part of staff’s recommendations or not. Wendy Howell: On the 
ITD response, the applicant has submitted the permit that they are wanting, and as soon as they process it, then 
they will reissue a letter stating that their concerns.  

 
Commissioner Hennis motions to recommend approval of Case No. 19-02-ZC with the conditions as outlined in the 
staff report; Commissioner Laraway seconds, all aye and motion carried 3-0. 

 
4. COMMISSION REPORTS 

 
5. ADJOURNMENT 

Commissioner Hennis motions to adjourn; Commissioner Gealy Seconds, all aye and motion carried 3-0.  
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________________________________ 
Lee Young, Chairman 

Kuna Planning and Zoning Commission 
 
ATTEST: 
 
__________________________________ 
Wendy I. Howell, Planning and Zoning Director  
Kuna Planning and Zoning Department 
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A. Process and Noticing: 

Kuna City Code (KCC), Title 1, Chapter 14, Section 3, states that design reviews and signs are designated as public meetings, 
with the Planning and Zoning Commission (acting as the Design Review Board) as the decision-making body. As a public 
meeting item, this action requires no formal public noticing actions. 

 
a. Notifications    

i. Completeness Letter    August 13, 2019 
ii. Agency Notifications    August 14, 2019 
iii. Agenda      September 10, 2019 

 
B. Applicant’s Request: 

Capital Educators Federal Credit Union requests approval of design review for a new approximately 2,805 square-foot 
CapEd bank with a 709 square-foot drive-thru structure, including landscaping, lighting and a parking lot, within Ashton 
Estates subdivision No. 1, Lot 1 Block 1, at 1550 North Meridian Road, Kuna, Idaho 83634.  
 

    
   P.O. Box 13 

  Kuna, ID 83634 
Phone: (208) 922-5274 

Fax: (208) 922-5989 
www.Kunacity.Id.gov 
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C. General Projects Facts: 
1. Comprehensive Plan Designation: The Comprehensive Plan Future Land Use Map identifies this project location 

as Commercial.  
 

2. Surrounding Land Uses: 
 

North C-1 Neighborhood Commercial – Kuna City 
South C-1 Neighborhood Commercial – Kuna City 
East C-1 Neighborhood Commercial – Kuna City 
West C-1 Neighborhood Commercial – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

• 0.868 (approximate) acres 
• C-1 (Neighborhood Commercial) 
• Parcel No. R0539760020 

 
4. Services: 

Sanitary Sewer – City of Kuna 
Potable Water – City of Kuna 
Pressurized Irrigation – City of Kuna (KMIS) 
Fire Protection – Kuna Rural Fire District 
Police Protection – Kuna City Police (Ada County Sheriff’s office) 
Sanitation Services – J&M Sanitation 

 
5. Existing Structures, Vegetation and Natural Features:  

The site consists of a vacant lot with landscaping which was previously approved during the Ashton Estates 
preliminary plat process. 
 

6.  Transportation / Connectivity: 
The applicant proposes one driveway access from Parcel No. R0539760060 (the parcel east of the subject site). 
 

7. Environmental Issues:  
The subject site lies within the designated Nitrate Priority Area (NPA). Beyond the NPA, staff is not aware of any 
additional environmental issues, health or safety conflicts. 

 
D. Staff Analysis: 

The driveway access to the east of the subject site is not on the CapEd lot. However, all cross accesses within Ashton 
Estates Subdivision No. 1 were approved as a part of the preliminary plat application. Additionally, the applicant proposes 
to share 12 parking spaces with the future Primary Health Medical Clinic (Parcel No. R0539760040).  
 
The submitted elevations indicate that the building will have one illuminated monument sign and five wall signs (one wall 
sign on each building elevation and one wall sign on the drive-thru structure). The monument sign and wall signs generally 
comply with Kuna City Code 5-10-4. The monument sign and wall signs will require a Sign Permit and Electrical Permit. 
 
The applicant is subject to design review inspections and fees, for compliance verification of the building façade, parking 
lot and landscaping, prior to the Certificate of Occupancy being issued. 
 
With the recommended and required changes, staff has determined that the application generally complies with Title 5 
of KCC; Idaho Code; the Comprehensive Plan and the Future Land Use Map; Staff forwards a recommendation of approval 
for Case Nos. 19-24-DR & 19-10-SN to the Planning and Zoning Commission, subject to the recommended conditions of 
approval listed in section “F” of this report. 
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E. Applicable Standards: 
1. Kuna City Code, Title 5 
2. City of Kuna Comprehensive Plan 
3. Idaho Code, Title 67, Chapter 65, Local Land Use Planning Act 

 
F. Order of Decision by the Planning and Zoning Commission: 

Based on the facts outlined in staff’s report, case file and testimony at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby (approves/conditionally approves/denies) Case Nos. 19-24-DR & 19-10-SN, a design 
review request to construct a 2,805 (approximate) square-foot CapEd Credit Union and a 709 square-foot drive-thru 
structure, including landscaping, lighting and a parking lot, with the following conditions of approval: 
 
1. The applicant and/or owner shall obtain written approval on letterhead or may be written/stamped on the approved 
plans of the construction plans from the agencies noted below. All submittals are required to include the lighting, 
landscaping, drainage, and development plans. All site improvements are prohibited prior to approval of the following 
agencies: 

a. The City Engineer shall approve the sewer hook-ups. 
b. The City Engineer shall approve all civil plans. No construction, grading, filling, clearing or excavation of 

any kind shall be initiated until the applicant has received approval of the drainage plan. 
c. The applicant shall provide the subsurface seepage bed design with supporting calculations to the City 

Engineer’s office prior to commencement of construction. Storm Water shall be managed on site. 
d. The Kuna Fire District shall approve fire flow requirements. Installation of fire protection facilities as 

required by Kuna Fire District are required. 
e. The Kuna Public Works Department and Boise Project Board of Control shall approve any modifications 

to the existing irrigation system. 
f. Approval from Ada County Highway District (ACHD) shall be obtained and Impact Fees must be paid 

prior to issuance of any building permit(s). 
g. All public rights-of-way shall be dedicated and constructed to standards of the City and Ada County 

Highway District. No public street construction may commence without the approval and permit from 
Ada County Highway District. 

2. Street lights and parking lights for the site shall be LED lighting and must comply with Kuna City Code and established 
Dark Skies practices. 

3. If any revisions to the landscape plan are desired following design review approval, if approved, the applicant shall 
go back to the Planning and Zoning Commission for a second design review approval.  

4. All required landscaping shall be permanently maintained in a healthy growing condition. The property owner shall 
remove and replace any unhealthy or dead plant material immediately or as the planting season permits, as required 
to meet the standards of these requirements. Maintenance and planting within public rights-of-way shall be with a 
license agreement from the public and/or private entities owning the property. 

5. All signs shall be permitted with the City of Kuna. All work shall be inspected by the appropriate staff. 
6. The proposed driveway shall be installed according to the City, ITD and ACHD’s access management standards to 

comply with Kuna City Code Title 6, Chapter 4, Improvement Standards. 
7. The developer/owner/applicant and any future assigns having an interest in the subject property, shall fully comply 

with all conditions of development as approved by the Planning and Zoning Commission, or seek amending them 
through the design review process. 

8. Developer/owner/applicant shall follow staff, City engineers and other agency recommended requirements. 
9. Developer/owner/applicant shall comply with all local, state and federal laws. 

 
 
 
 
DATED this 24th day of September, 2019 
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Based on the facts outlined in staff’s report, the case file and discussion at the public meeting, the Planning and Zoning 
Commission of Kuna, Idaho, hereby approves Case Nos. 19-24-DR & 19-10-SN, a design review request to construct a new 
2,805 (approximate) square-foot CapEd bank and a 709 square-foot drive-thru structure, including landscaping, lighting 
and a parking lot. 
 
If the Planning and Zoning Commission wishes to approve, deny or modify specific parts of the Findings of Fact and 
Conclusions of Law as detailed below, those changes must be specified. 

 
1. Based on the evidence contained in Case Nos. 19-24-DR & 19-10-SN, this proposal does generally comply with the 

City Code. 
 
Staff Finding: The applicant has submitted a complete application, and following staff review for technical compliance 
the application appears to be in general compliance with the design requirements, objectives and considerations listed 
in Kuna City Code Title 5 and 6. 

 
2. Based on the evidence contained in Case Nos. 19-24-DR & 19-10-SN this proposal does comply with the 

Comprehensive Plan Map. 
 

Staff Finding: The proposed zoning designation is C-1 (Neighborhood Commercial). The Future Land Use Map 
designates this property as Commercial. Staff finds that the proposal does comply with the Future Land Use Map. 

 
3. The proposed project does generally conform to the design review requirements for commercial districts. 

 
Staff Finding: Over seventy percent of the building façade is facing the plaza. Additionally, the building entry is 
covered and features an overhang, display windows and a bike rack. The proposed project does conform to Kuna City 
Code 5-4-6. 

 
4. The proposed project does provide appropriate, safe vehicle parking and safe access. 

 
Staff Finding: Per the submitted site plan, there are a total of 25 proposed parking spaces. The applicant proposes 
one ADA accessible space and 12 shared parking spaces.  Additionally, all proposed driveways are at least 22 feet 
wide. The parking spaces and driveways comply with KCC 5-9-3. 
 

5. The proposed project does generally conform to the Kuna Architecture guidelines.  
 
Staff Finding: Per the submitted elevations, the maximum building height is approximately 23 feet. The building 
height, proposed building materials and roof conform to the Kuna Architecture guidelines. 

 
6. The site landscaping does minimize the impact on adjacent properties through the use of screening. 

 
Staff Finding: Per the submitted landscape plan, the applicant will preserve the existing landscape buffer between 
the sidewalk and North Meridian Road and West Deer Flat Road. The applicant will also preserve the existing 
landscape buffer between the sidewalk and proposed CapEd building. Additionally, the applicant has proposed 
landscape islands around the 13 parking spaces with a minimum of one tree per island.  

 

City of Kuna 
Kuna Planning and Zoning Commission 
Findings of Fact and Conclusions of Law 

 

 P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 

www.Kunacity.id.gov 
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DATED: This 24th day of September, 2019. 
 

 
 

Lee Young, Chairman 
Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 
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A. Process and Noticing: 

1. Kuna City Code (KCC), Title 1, Chapter 14, Section 3 states that annexations are designated as public hearings, 
with the Planning and Zoning Commission as a recommending body and City Council as the decision-making 
body. This land use application was given proper public notice and followed the requirements set forth in 
Idaho Code, Chapter 65, Local Planning Act. 

 
a. Notifications 

i. Neighborhood Meeting  July 15, 2019 
ii. Agency Comment Request  July 15, 2019 
iii. 300’ Property Owners Notice July 16, 2019 
iv. Kuna, Melba Newspaper  August 7, 2019 
v. Site Posted   August 30, 2019 

 
 

 

           P.O. Box 13 
Phone: (208) 922-5274 
Fax:     (208) 922-5989 
www.Kunacity.id.gov 

 

mailto:tsburke@blm.gov


Page 2 of 6 Case No. 19-09-AN (Annexation)  
9/24/2019    P: P&Z\SHARED\CASES\ANNEXATION\BLM Annexation – Findings of Fact and Conclusions of Law 
 
 

B. Applicant’s Request: 
The City of Kuna requests to annex two contiguous parcels owned by the Bureau of Land Management into Kuna 
City Limits with Public (P) zoning districts. The subject sites are located near the southwest corner of West Kuna 
Mora Road and South Cole Road. (APNs S2101212400 & S2102110000) 

 
C. General Projects Facts:  

1. Comprehensive Plan Map: The Future Land Use Map is intended to serve as a guide for the decision-making 
body for the City. The Future Land Use Map indicates land use designations, it is not the actual zone. The 
Future Land Use Map identifies the 280.8-acre parcel and 320-acre parcel as federal land. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

2. Surrounding Land Uses:     

North RP 
RR 

Rural Preservation – Ada County 
Rural Residential – Ada County 

South RP  Rural Preservation – Ada County 
East RP Rural Preservation – Ada County 

West RP 
A 

Rural Preservation – Ada County 
Agricultural – Kuna City 

 
3. Parcel Sizes, Current Zoning, Parcel Numbers: 

Property Owner Parcel Size Current Zone: Parcel Number 
Bureau of Land Management 280.8 acres RP, Ada County S2101212400 
Bureau of Land Management 320 acres RP, Ada County S2102110000 
                                                   Total acres:   600.8 acres 
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4. Services: 
 Sanitary Sewer– City of Kuna (future) 
 Potable Water – City of Kuna (future) 
 Pressurized Irrigation – City of Kuna (KMIS) (future) 
 Fire Protection – Kuna Rural Fire District (future) 
 Police Protection – Kuna Police (Ada County Sheriff’s office) (future) 
 Sanitation Services – J & M Sanitation (future) 

 
5. Existing Structures, Vegetation and Natural Features:  

The 320-acre parcel and 280.8-acre parcel consist of low vegetation. The sites are relatively flat with average 
soil slopes of 0-3 percent, and bedrock depth is estimated to be between 20 and 40 inches and greater than 
60 inches, according to the USDA Soil Survey for Ada County. 
 

6. Transportation/Connectivity: 
The 320-acre parcel and 280.8-acre parcel are currently accessed via West Kuna Mora Road.  
 

7. Environmental Issues:  
A 100-year floodplain runs through the southern boundary of both subject sites. 

 
8. Agency Responses: The following responding agency comments are included as Exhibits with this case file: 

• Kuna City Engineer - Exhibit B-1 
• GIS Manager – Exhibit B-2 
• Community Planning Association of Southwest Idaho - Exhibit B-3 
• Ada County Highway District – Exhibit B-4 

 
D. Staff Analysis: 

The City of Kuna held a neighborhood meeting for residents within 300’ of the exterior boundaries of the subject 
site on July 15, 2019. A recap of the neighborhood meeting can be found within the applicant’s neighborhood 
meeting certification (Exhibit A2h).  
 
Staff has determined that the property is eligible for annexation into Kuna City limits. The Bureau of Land 
Management (BLM) consented to the annexation. The property is contiguous, or has its touch, to Kuna City limits 
situated to the west of the subject site.  
 
The subject site will remain under the BLM’s control and no development is anticipated. The sole purpose of this 
annexation is to provide for an annexation pathway to the parcels east of the subject site. The area to the east of 
the subject site is proposed to be an industrial area according to Kuna’s Future Land Use Map. 
 
Staff has been informed that firearms are discharged at the subject sites. According to Kuna City Code 10-5-2, “It 
shall be unlawful to discharge a firearm within City limits.” Staff has determined that cattle ranchers discharging 
firearms to defend their property are exempt from this section of code. 
 
This project is adjacent to West Kuna Mora Road. Kuna’s Street Circulation Map identifies a proposed minor 
collector running along the subject sites’ southern property lines, the shared north-south border between the two 
parcels, and east-west through both parcels.  
 
The subject parcels are located within an identified Special Flood Hazard Area. Staff notes, if a future development 
occurs on the subject parcels, the applicant shall obtain a Letter of Map Revision (LOMR) from the Federal 
Emergency Management Agency (FEMA). 
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Staff has determined the application to be compliant with Kuna City Code, Title Five; Idaho Statutes § 50-222 and 
§ Title 67, Chapter 65, and the goals and policies set forth in Kuna’s Comprehensive Plan.   

     
E. Applicable Standards: 

1. City of Kuna Zoning Ordinance Title 5. 
2. City of Kuna Comprehensive Plan. 
3. Idaho Code, § 50-222 and § Title 67, Chapter 65 

 
F. Comprehensive Plan Analysis: 

The Kuna Planning and Zoning Commission may accept or reject the Comprehensive Plan components, and has 
determined the proposed annexation request for the sites is consistent with the following Comprehensive Plan 
components as described below:  
 
Chapter 1 – Kuna will be economically diverse and vibrant 

• Goal 1.A – Ensure land use in Kuna will support economic development 
o Objective 1.A.3 – Utilize industrial land use designations to encourage development and 

expansion of industrial businesses in key locations. 
 Policy 1.A.3.f: Inventory and identify other key parcels for industrial development and 

poise them to be shovel-ready for development, with access to the City’s public facilities, 
utilities and services.  

 
Chapter 3 – Kuna’s land use will support a desirable, district and well-designed community 

• Goal 3.A – Ensure community design directs growth and implements sustainable land use patterns 
o Objective 3.A.1 - Use the Future Land Use Map and land use regulations to direct development, 

encourage complementary and compatible land uses, and achieve good community design. 
 

• Goal 3.G – Respect and protect private property rights 
o Objective 3.G.1 – Ensure land use policies, restrictions, and fees do not violate private property 

rights. 
 Policy 3.G.1.c: Ensure land use actions, decisions, and regulations will not cause an 

unconstitutional regulatory taking of private property; and do not effectively eliminate 
all economic value of the subject property. 

 
G. Kuna City Code Analysis:  

1. This request appears to be consistent and in compliance with all Kuna City Code (KCC). 
 
Comment: The proposed applications adhere to the applicable requirements of KCC Title 5. 

 
2. This application is not likely to cause adverse public health problems. 
 

Comment: The project does not include an application for development, therefore eliminating the possibility 
of an occurrence of adverse public health problems.  

 
H. Decision and Order by the Planning and Zoning Commission: 

Based on the facts outlined in staff’s report and public testimony as presented, the Planning and Zoning 
Commission of Kuna, Idaho, hereby recommends approval of Case No. 19-09-AN (Annexation), an annexation 
request from the City of Kuna, to annex approximately 600.8 acres into Kuna City limits. 
 
 
 

DATED: This 24th day of September, 2019 



Page 5 of 6 Case No. 19-09-AN (Annexation)  
9/24/2019    P: P&Z\SHARED\CASES\ANNEXATION\BLM Annexation – Findings of Fact and Conclusions of Law 
 
 

City of Kuna 
Planning and Zoning Commission 

Findings of Fact and Conclusions of Law 
 

 
 
 
 
 
 
 

Based upon the record contained in Case No. 19-09-AN (annexation) including the Comprehensive Plan, Kuna City 
Code, Staff’s Memorandums, exhibits, and the testimony during the public hearing, the Kuna Planning and Zoning 
Commission hereby recommends approval of the Findings of Fact and Conclusions of Law, and conditions of 
approval for Case No. 19-09-AN, a request the City of Kuna to annex approximately 600 acres into Kuna City limits 
with a P (Public) zoning district. 

 
1. Based on the evidence contained in Case No. 19-09-AN, this proposal does generally comply with the City 

Code. 
 
Staff Finding: A complete application was submitted, and following staff review for technical compliance the 
application appears to be in general compliance with Kuna City Code Title 5. 

 
2. The public notice requirements have been met and the neighborhood meeting was conducted within the 

guidelines of applicable Idaho Code and City Ordinances. 
 
Staff Finding: The neighborhood meeting was conducted on July 15, 2019. Neighborhood notices were 
mailed to residents within 300-ft of the proposed project site on August 14, 2019 and a legal notice was 
published in the Kuna Melba Newspaper on August 14, 2019. The applicant posted a sign on the property on 
August 30, 2019. 

 
3. Based on the evidence contained in Case No. 19-09-AN, this proposal does generally comply with the 

Comprehensive Plan. 
 

Staff Finding: The Comprehensive Plan has listed numerous goals for providing a variety of housing densities 
that will accommodate various lifestyles, ages and economic group in Kuna. The proposed zoning district is P 
(Public). The Comprehensive Plan Map designates this property as federal land.  
 

4. The landowner has consented to annexation. 
 
Finding: The Bureau of Land Management signed a letter of consent, giving the City of Kuna permission to 
annex the subject sites. 

 
5. The proposed project lands are contiguous or adjacent to property within Kuna City Limits. 

 
Staff Finding: The 320-acre parcel is contiguous with City limits to west, and the 280.8-acre parcel is 
adjacent to the 320-acre parcel. 

 
 
DATED: This 24th day of September, 2019. 
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Lee Young, Chairman 
Planning and Zoning Commission 

 
ATTEST: 

 
_____________________________________________ 
Sam Weiger, Planner I 
Kuna Planning and Zoning Department 
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